NEIMAN -ROSS ASSOCIATES, INC.

Apprai sal ConsuBusiaesgiss t o Americads
2816 Azalea Place Telephone (615) 293606
Nashville, TN 372043118 e-mail: post@neimanross.com
Metropolitan Government of Nashville/Davidson County November 202017

C/O Mr. Steve BerryDirector of Public Property
730 249, Avenue South
Nashville, TN 3729

RE: Restricted Use Appraisal Report of .26 Acres or 11,326 Square FeetDTC Downtown Code
District property improved with an urban surface parking lot addressed as801 James Robertson
Parkway Nashville, Davidson County, Tennessee 243, Davi dson Count y0932s s e s s @
Group 0, Parcel 010.00

Dear M. Berry,

At your request and authorizatioh,have personally inspected and appraised the above referenced
property The purpose of the appraisal is to estimate the current market Vahe fee simple interest in the
pr oper tysconditon as 6Novermber 82017, the date ofmy inspection and the effective date of value.
It is my understanding that the appraisal report wilulsed to assistou in the possibledisposal inexchangeof
the subjectproperty

As agreed, thisis a Restricted Use Report, which is intended to comply with the reporting
requirementsset forth under Standards Rul€2sec b)) of the Uniform Standards of Professional Appraisal
Practice (USPAPYf the Appraisal Foundation.This format provides for property identification, appraisal
statement and value conclusion(@grtinent facts and data applicable to the subject properistatesin the
report.However, this report inot recommendetbr litigation purposesSupporting documentation concerning
the data, reasoning, and analyses is retained in the apfgraisek file.

| relied on theSales Comparison Apprchto determine a final value for the subj@coperty, wherein
thel and par ©sedtednsnedvbgdmpagisonof similar land parcelsvithin the market of the subject
which have recently transacted in the marketpladéde value conclusion stated heremsubject to the
assumptionandlimiting conditions stated ithis report Acceptance of this report constitutes an agreement with
these conditions and assumptions.

The persorsigning this report &isthe knowledge and experience necessary to complete the assignment
competently ands duly licensed by the appropriagtate to perform this level of appraisal under certificate
numberCG-736.

Based ormmy investigation, it ismy opinion that thecurrent market value of the fee simpi¢erestin the
subject propertas ofNovember 82017 is:
THREE MILLION THREE HUNDRED SEVENTY THOUSAND DOLLARS
($3,370,000.00)

Respectfully Submitted,

William J. Neiman, ASA
State Certified General
Real Estate AppraisérCG-736


mailto:neimanrossassoc@Bellsouth.net
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

CATEGORIES DESCRIPTION/COMMENTS

PROPERTY INFORMATION Surface Parking Lot

Address: 301 James Robertson Parkwhlashville DavidsonCounty, TN 37243
Map/ Group/Parcés). 09302-0-010.00

Deed Referends): 20141215601146677

Owneil(s) of Record: JRP Partners, LLC

SITE CHARACTERISTICS

Land Area: 11,326+/- SquareFeet (SF) o026 +/- Acres

Zoning: DTC, Downtown Code District

MDHA - CapitolHill Development
OV-UZO- Urban Zoning Overlay

FEMA Map 47037@242H i April 5, 2007

Flood Zone Information: Zone code X Minimal FloodRisk

Corner/Interior: Triangular engharcel following the curvature of the Parkwayetween
the Parkway and Charlotte Avenue.

Primary Access Urban,divided fourlanedividedcity center roadwag; James

Robertson ParkwagndCharlotte Avenue.

HIGHEST & BEST USE

As Vacant: Development a€ommercialUse consistent with neighbor uses.

As Improved: Commercial Use

HYPOTHETICAL CONDITIONS None

EXTRAORDINARY ASSUMPTION S None

APPRAISAL SUMMARY

Report Type Restricted Us®eport

Client Metropolitan Government dashville/Davidson County

Purpose EstimateFair Market Value

Intended Use Acquisitionin a Like Kind Exchange

Intender User(s) Metropolitan Government of Nashville/Davidson County aitsl
assigns

Interest Appraised Fee Simple

Date of Inspection November 82017

Effective Date of Value November &017

Date of Report November 202017

VALUE SUMMARY

Sales Comparison Approach $3,370,000.00

IncomeApproach Not applicable

Cost Approach Not applicable

FINAL VALUE OPINION $ 3,370,000.00

MARKETING EXPOSURE TIME Twelve months

301 James Robertson Parkway APPRAISAL REPORT 1
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SCOPE OF WORK
In preparing this appraisal, the Appraiser perfornmedfollowing steps in the analysis:

1. Identified the subject property and gathered pertinent data with regéduel pooperty to be appraisedousces of
information include but are not limited to thaultiple listing service (MLS), Courthouse Retrieval Systeltie
propertytax assessor and register of deeds offfoe®avidson County.

2. A physical inspectiomf the property was conducted William J. Neimanon November 82017. Thes u b j e ct
lot sizehasbeentaken fromthdavi dson County. Assessorés records

3. Reviewed the oarall market for similar classes of property to determine the overall market characteristics
Gathered information pertaining to the demographics, geography, and other data relevant to the sutgect anc
location, neighborhood, economic and geographidatination for Nashville in the County of Davidson.

4. Gathered information and analyzed data on comparable sales and listings and verified this information whe
possible with the buyer, seller or their representatives and/or secondary sources. Tded iaclanalysis of all
pertinent and relevant physical factors that may be perceived to affect value.

5. All approaches deemed necessary to develop a credible market value for the subject property were cdnsidere
relied onthe CostApproachto determinea final value for the subjeasan improvedequipment and materials
storage yard

6. Analyzed and reviewed all data anctidied upon final value opinion.

EXTRAORDINARY ASSUMPTION OF THE APPRAISAL

An extraordinary assumption as defined in the Dictionary of Real Estate Appraisal, 5th Edition (2010), &
published by the Appraisal Institute is as follows:

AAn assumption directly related to a apeerfibeass
opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain information about physic
| egal or economic characteristics of the subject proj

This appraisal has been magighout anyextraordinary assnption

IDENTIFICATION OF THE PROPERTY

The subject propertysia Downtown Code Distric{DTC) zoned paved surfaceoark lot located on James
Robertson Parkway. The parcels shape suggests that this was a residual parcel left over after the condinection o
Parkway.The parking lots total area i26 acres or 11,326+/- SF locatedon thesouth side of the James Robertson
Parkway, with access on the north side of Charlotte Avenue. Charlotte Avenue tesmimeataock to the east of the
Subj ect 0Adthi$ poiot £larliote Avenuds a narrow two lane urban roadway without curb parking, or turn lanes.
The neighborhoodks in thenorthern quadrant of thei t y 6 sonebleckhwestaf the Metropolitan Nashville/Davidson
County Municipal Building/CourHouseTh e ar ea 6 s p r ithemeestis Clarlotte Aversieantd frommnine north
and south b or 4", Avenues, North. The parcekhownon the following tax maps triangularshapé.

The property is improved withsphalt paved surface accommodat84 striped parking spaces, wheel bumper
stops an®@ trees.Thepark ot i s wi t hi n e apsoyl irteacal ocfe nNaesrh viinlclleubdsi n g
offices, City treasures offices and most of the municipal and district court rodmese are perimeter pedestrian
sidewalks on three sides while thastproperty line abuta turnout lane onto the Parkway.

No survey was provided to the appraiser on the subjectTdite size of the subject propenparcelhas been
obtained fromDavidsonCounty Assessor 0s A muyofrthe tax rhap tohtlee sybjeco grogesis vy .
provided lelow:

301 James Robertson Parkway APPRAISAL REPORT 2
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Tax Map 093-02-0-010.00

THE CAPITAL HILL
IEDEVELOPMENT
'ROJECT REVISED

B-2

LEGAL DESCRIPTION

The subject propertyasef er enced by the Davi dson Co uleRsgistdrafx A
Deeds foDavidson Countyvarranty deechumber201412150114677 This WarrantyDeeddescribeghe subjecparcel
No survey was provided to the appraiser on the subjecTbi¢esize of the subject propeggrcelhas been obtained from
thecurrent tr@cordassessor 0s

OWNERSHIP HISTORY

The official records of the Davidson County Register of Deeds' office indicate that the subject propert
transferredrom Charles R. Newold and Larry H. Hagarthe current owneB801 JRP Partners, LLGn December 11,
2014 in Warranty Deed 201412150114677for a consideration of 1350,000.00 Newold and Hagamcquired the
propertyby WarrantyDeedJohn W. Newold Il and C.R. Newagldn Novembers, 2012for a recorded consideration of
$217,000 Warranty Dee®01211050101915 John W. Newold Il and C.R. Newold acquired the parcel on August 24,
1995 by quit claim deed from the State of Tennessee, for a consideration of $250,000.

MARKET AREA TRENDS

The Nashville MSA economy and the regional ecopdn Middle Tennessee are strong and diverse. The area
benefits from a growing population, increasing personal income, stable investment and expansion. Employment gro
in the area is buoyed by stable industry aodutation growth.

Unemployment in té Nashville MSA remains below the state and national level and is improving as the
economy improves. Davidson County should continue to develop and is appealing to companies relocating in
Southeast regioof the US This drives growth in the salésx revenue base with potential for more growth based on an
increase in populatioand/or an improving economwith more new jobs on the horizon, the unemployment rate in the
Nashville MSA should maintain a level at or below the state and national averdgesomtinued long term growth
potential going forward.

In general, population and job growth bodes well dtirsegments of the real estate markietb growth is
bringing in more population angowering the Nashville housing market highedverall, theoutlook for the subject
market area is positive, with an expectation of strong steady growth over the near term.

301 James Robertson Parkway APPRAISAL REPORT 3
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NEIGHBORHOOD DATA
Location: City Center - Nashville, Davidson County, Tennessee

This propertyin is an area of the Nashville City Businessnr that has been influenced by the National New
Deal incentivein the time of the Great Depressidrhe present Davidson County Public Building and Court House was
constructed in 1938 under the WPA national economic revitalization program. Also iyetimathe Metropolitan
Development and Housing Agency (MDHA) was established to promote the availability of affordable housing in th
urban area of Nashville. In fact the geographical area that the subject property residédddHi& development known
asthe MDHA Capitol Hill DevelopmentThe area has developed over the years todsnger for municipal and county
administration and justice.

Nashville is present edindasry ecdnanic bhdsd offetingtary abilityht@ attriaat majora
corporate interests to the area and thus offering employment oppegtorita diverse population willing to relocate to
Nashville. There are also natural incentives for establishing a new homestead here where rivers and rolling hills cc
together in anaturalsetting and offering outdoor recreational opportunities within easy reach.

Within the immediate area of the subjatie character of the propertiase primarily high rise office, high rise
hospitality, municipal court houses and justice centernsh intermixed older retail, commercial structures exhibiting the
progression in the character of the economy since its original conceftierarea is appropriate foigh riseresidential
developmenbut primarily forhigh risecommercial developmén

Boundaries: The subject neighborhood is generally bounded nortldoges Robertson Parkwayest by the
CSX railroad lineseast bythe Cumberland Riveand south byBroadway.

Access and LinkagesThe market argabeingcentral commercidh characteis experiencing extensivggh rise
commercial, residential and municipal verdevelopmert It has anetwork of roadwaysnakingthe locale accessible.
The primary roadway servicing the subjeistJames Robertson Parkwasich runs east and weahd conects the east
side of the Cumberl and River nei ghbvain 8trea BreigeWnere ik 124t h e
Interstate highway accesgeslames Robertson Parkway

Immediate Area Land Usage

301 James Robertson Parkway APPRAISAL REPORT 4
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Adjacent Land Use:

Southi Public Squaréarage and Office Building

West i National Baptist Convention USA, Sunday School Publishing Board
NorthT James Robertson Parkway

East 1 Metropolitan Public Building and Court House

=A =4 = =4

Demographics

2017 populationwithin the immediateone mile radius of the subject 18,704 Population is expected to grow
10.6% in the next five years talj843in 202. According to Costar, there abe679households within this radius with an
average size of.5persons and a median household incai®57,069 This ishigherwhen compared to the Nashville
MSA. A demographic summary is presented below:

Population within a One, Three and FiveMile Radius of the Subject Property

Population for 1 Mile Radius
500 Church St, Nashville, TN 37219

Population 1 Mile 3 Mile 5 Mile
2017 Total Population: 10,704 105,395 224 957
2022 Population: 11,843 112,078 238951

Pop Growth 2017-2022:  10.64% 6.34% 6.22%
s Average Age:  38.10 3370 35.60
Households
2017 Total Households: 5,679 43,232 94,071
10 HH Growth 2017-2022: 12.66% 7.38% 6.70%
Median Household Inc:  $57,060 | $30,022 $45,767
Avg Household Size: 1.50 200 220
g 2017 Avg HH Vehicles: 1.00 1.00 1.00
2 Housing
E Median Home Valug: 5264448 | 5243229 | §$213,997
58 Median Year Built: 2004 1965 1965
=8
o

L |

2000 Census 2010 Census 2017 Estimate 2022 Frojection

Vacant DTC Land Sales in the Subject Market Area

An analysis of landales(Parking Lot)for vacantDowntown Code Districtand tracts (LO to .60 acres) in the
subject market area, between 1/1/2015 &18/2017, reflects sales ranging in size from1 acres to44 acres with an
average tract size 0257 acres with sales prices frof880,000 td56,000,000 The sales found had a median sales price
of $1,475,000and median sales price per acre 6f481,515 Based on my research, demand for va¢Batking Lot)
develombleland haseenincreagng at a 2.2%monthly rate over the time span of the data collected.

Summary: The subject property is intagh densitycommercianeighborhood with access to the interstate and to
major thoroughfares. The neighborhoodiristhe stabilized phase of the economic cyoldth older properties being
repurposed antheir improvementslemolished to make way for new edifices depicting the improvements in architecture
and construction techniques. Absent in the revitalization of the central business core neighborhood isasis emph
improving transportation and traffic corridors to accommodate the population growth.

301 James Robertson Parkway APPRAISAL REPORT 5
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SITE DATA

Land Area:

Site dimensions:

Shape:

Topography:

Zoning:

FloodHazard

Utilities:

Site Improvements:
Location:

Street Type/Lanes:
Frontage:

Ingress/Egress

Access:

Visibility:

Subsoil Conditions/Drainage
Environmental:

Hazardous Substances:
Easements/Encroachments:

11,326+/-SF or.26 acres +

166.3® N o3L.3&East,143.0DSouth andl44.3BWest

Triangular

Theparcel is level with a slight declinie thewesterrline.

DTC Downtown Code District.

Thesubjectproperty isin an area of minimal flood hazard, zone X.
Water, sewer electrig andcommunications are available at the street
Public parling lot asphalt paving, minim#&ndscapinggurbs andgidewalks
301 James Robertson Parkwhiashville TN

Fronts on Charlotte Avenuea narrowtwo lanepavedurbanroadway.
1143.030n thenorthside ofCharlotte Avenue

Vehicular accesandegressrom both Charlotte Avenue and James Robertson Parkway.
Good/No limiting factors noted.

Good/No limiting factors noted

Unknown. This appraisal is assuming NO contamination.

No adverse site conditions or exterradtbrs were apparent.

None noted.

There are no knowencroachments or easements

Note: An accurate survey is recommended to determine exact measurements and easements.

SVELOPMENT S ————
EGFREVISED '\ b s ———_—

Subject Topographical Map

301 James Robertson Parkway APPRAISAL REPORT 6
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As shown on the topo ma@harlotte Avenuds at468 a b o v e asdelamed Rohedsbn, Parkway appealse at
the same level. feever so slight a slop is from south to north but appears to be undecerable.

TAX ASSESSMENT DATA

Map 093-02, GroupO, Parcel As of 2077
010.00

Land: $1,303000.00
Improvements: $17,10000
Assessment Ratio: X 40
Assessed Value: $528,04000
Tax Rate: X 0.81%
Total 2017 Taxes: $16,65966

Thistax is the tax due on the subject property fro the year 2017.

HIGHEST AND BEST USE

As Vacanti Development as Commercial Services UseThe subject sitds locatedon Clarlotte Avenueand
James Robertson Parkwasich is theeast/wesaccesstiNa s hvi | | e 0 s . Thaseicetraffc slong this roael r
can be overpowering at times due to it being the most convenient entryimetis¢éate 424. This location is in &DTC
designated district and is therefore legally adaptable to this commercial services use.

Economically, the propertig less desirable faesidential development due to its location amongst thdyhagimmercial
and governmentaheighbor and the complications which go along with being so located.

As Improved i Continued Use as aPublic Surface Parking Lot Use awaiting Development Given the
existing improvemeniscurrentlocation and population utilizatioiit is apparent there is a demand for the facility as it is
configured and located. While the determination of the economic practicality of the enterprise is not a consideration
this appraisal, theurrent demand fqoublic access parkinignplies that the cmmunity is supportive of the undertaking.

In considering the property as if improved with the existmgrovements, the highest and best usestakea different
analysis. With the subject being appraised as improved whthpublic parkng lot amenitiesthe highest and best use
analysis will consider thesmprovements.

When analyzing improved property such as the subject, demand for this usage must be consiomactr, other
support pertaining to highest and best use ralssibe considered such #ise contribution to the community, wealth
maximization for property owners, the most probable use, and the most profitable use.

Given prevailing land use patterns in the area, and recognizing the principle of confbuitgjderedievelopment as
commaecial useto bethe highest ah best usdor the valuation purposef the subject sitéas iso. For this reasoit is my
opinion that the highest and best use for the subject fiyap&€ommercial Services Use.

301 James Robertson Parkway APPRAISAL REPORT 7
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SUBJECT AERIAL PHOTOGRAPH

SourceAssessor 6s Pilg20d7 metry Map (3/

SITE VALUE

In the valuation of the land parcel upon whible subject property improvemeraixe located, the appraisal process looks
to the site as though it were vacant land available for development.affdrids the analysis by the other approaches a
benchmark doll ar amount for adjusting differences th
other properties considered comparable.

In estimating therospectivemar ket val ue of the subjectds | and parce
to utilize the Market Comparative Approach (Sales Comparison Approach). In this appsoaghtdata onDowntown

Code District (DTC)vacantor Parking Lotpropety saleswithin the January 1, 2015 tdovember 8 2017 time period,

with .10to.70 acresofarea hat have simil ar characteristics found i

After analysis, dur properties were chosen that incorporatedctieracteristics of #hsubjectThe sites selected ranged in
size from.29t0 .62acreswithan assessor 6 s Ce nGBiDalbcatiBdesignatiorsAls of the ceomparablet |
properties were iowntown Nashville The comparisons were based on a price ggprare footof land areaand the
average sizef the four comparable saless 17,968.25square feet Sale prices per square footof land varied from
$160.70/SRo $313.03sf. The comparison pequare foogave an indicabn of what a potential buyer/developer might
pay for a developable tract of land similarly situated as the subject.

Following is a descriptioand comparisonf those sales found to be similar to the subject:

301 James Robertson Parkway APPRAISAL REPORT 8
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COMPARABLE SALE #1

\- m
093064
o83,

Zonind‘Tax Ma p
Location:

Grantor:
Grantee:
Sale Date:
Consideration:
Land Area:
Shape of Tract:
Topography:
Zoning Classification:
DeedReference:
Map/Parcel:
Verified By:

Units of Comparison
Selling Price per Sq. Ft

The property is locatedat the western
bridgehead of the Shelby Stree¢destrian Bridge over

the Cumberland River. It is a parking lot on the west side

of 1% Ave. sharing the block with the Market Street
Apartments. Across the street is the Ascent egien

amphitheater, a Metro developed music and stage

entertainment venue.

The subject is a paved parking lot with space for
approximately 63 automobileShe neighborhood which
is primarily commercial and urban residentialin
character is undergoing revitalizatibg rehabilitation of
older industrial properties which surrouddide Thermal
Transfer facility which previously occupied the
amphit heat &he phetographaatheirighthis a
current picture from the street of the comparable

property.

Assessords Aerial View Map

151 BT Avenue, S. NashvilleTN 37201

H G LipscombRealty, LLC
Jacob May

August 21, 2015

$6,000,000

.44 Acres,19,166+-/- SF
Rectangular

Gently slopingrom rearto street
DTCi1 Downtown Code District
DB-201508240085132
093-06-4-084.00

Register of Deeds Davidson County

$313.03SF

301 James Robertson Parkway APPRAISAL REPORT
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COMPARABLE SALE #2

Assessords Zoning Tax Map
Location:

Grantor:
Grantee:
Sale Date:
Consideration:
Land Area:
Shape of Tract:
Topography:
Zoning Classification:
Deed Reference:
Map/Parcel:
Verified By:

Units of Comparison
Selling Price per Sq. Ft

The property is locatedbetween ¥ and 2¢
Avenues in the Rutledge Hills neighborhood. An
adjoining parcel fronts the Korean War Veterans Blvd. at

the western bridgehead of

Memorial Bridge over the Cumberland River. This is a
synergistic acquisition by the neighbor progenblder
who owns the parking lot on Korean War Veterans Blvd.

There are improvements on the property, a small office
and a small shop building, however, the assessor has

placed very little vale to these structuresling me that
they will be removed tanake way for added parking
spaces.

The photograph to the right is a current picture
from the street of the comparable property.

Assessords Aerial View Map

418 Z9Ave. S & 423 1 Ave. S, Nashville, TN

Paul W. Herman

Frank C. May

November 20, 2015
$6,000,000

.62 Acres,27,00#4/- SF
Rectangular

Gently slopingrom southto north
DTCi1 Downtown Code District
DB-2015112M-118174
093-11-0-009.00

Register of Deeds Davidson County

$22216/SF

301 James Robertson Parkway APPRAISAL
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Market Data Grid

Name: 301 James Robertson Pkwy

City: NASHVILLE, TN

Comparables Properties: Land Parcels

Subject #1 #2
Sale Date 8/21/2015 11/20/2015 4/8/2014 5/2/2017
Land Use Surface Parking Lot Parking Lot Office & Warehouse:  Vacant Comm'l Vacant Comm'l
Address 310 James Robertson 151 1st. Ave. S. 414 2nd. Ave. S. 94 Peabody Str. 801 Church Str.
Nashville, TN Nashville, TN Nashuville, TN Nashville, TN
Map/Parcel 093-02-0-010.00 093-06-4-084.00 093-11-0-004.00 093-11-0-021.00 093-05-4-019.00
093-11-0-009.00
Sale Price ........ $6,000,000 $6,000,000 $2,100,000 $2,500,000
Prop Rights Conwyd $0 $0 $0 $0
Adjusted Price..... $6,000,000 $6,000,000 $2,100,000 $2,500,000
Land Area /Square Feet 0.26 0.44 0.62 0.30 0.29
LandArea /Sq. Ft. 11,326 19,166 27,007 13,068 12,632
Sales Price per Sq Ft $313.05 $222.16 $160.70 $197.90
Financing Terms Cash $0.00 $0.00 $0.00 $0.00
Condition of Sale Market $0.00 $0.00 $0.00 $0.00
Adjusted Sales Price per Sq. Ft. $313.05 $222.16 $160.70 $197.90
Market Conditions Current $115.22 $115.22 $151.85 $27.12
Location CBID CBID CBID CBID CBID
Improvements: Paving & Lighting Paving & Lighting 6246sf Structures None None
Market Value $11,000.00 $18,400.00 $60,000.00 0 0

Adjustment for Improvements (0.39) (1.81) 0.84 0.87
Total Adjustments per Sq. Ft. $114.83 $113.40 $152.69 $27.99
Adjusted Sales Price per Sq. Ft. $427.88 $335.57 $313.39 $225.90

Weighting 15% 10% 35% 40%
Weighted Contribution to Sales Price $64.18 $33.56 $109.69 $90.36
Total Of Weighted Contribution $297.78
Indicated Value of Subject $3,370,000.00

ANALYSIS OF COMPARABLE SALES

The four (4) properties chosen as being the best representation of the conditions and character of the subject
property are located in areas @bwntown Nashvillewhich are seeingrobust development potentiadnd a
dwindling supply of available land sitasad have th®TC zoning designation.

301 James Robertson Parkway APPRAISAL REPORT 11
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Adjustments for Market Escalation on Past Transaction

Market Conditions: Although the current market environment and market demand is evident. The comparable
transactionsvere dated and since their original acquisition dates the market has continued to escalate. While these
parcels were acquired for potential developmer,titme required to accomplish bring the improved property to
market is a long process. During this time the market continues to experience appreciation as the demand is leadin
the availability of supply in almost all areas of the Nashville marketplace.

In identifying the appreciation ovethis time period, | studiedthe developmentland sales transactionis
Metropolitan NashvilleDavidsonCourty from Januay 2012 until thelastenty date inthe Court HouseRetrival
system (CRS)pf Juneb, 2015. Sincethe beginningof 2012 to June5, 2015 the averageof all commercialland
sales haicreasedy 63.3%or 2.20%per month. Usingthis monthly escalatiorl adjustedhe salesaccordindy.
The following table describes the adjustment for appreciation agagt applied to the comparable sales
transactions:

Effective Date of Appraisal 11/8/2017
Amount
of
Month from Date Monthly % of Total  Apprecia
Sale $ per SF of transaction Appreciation Appreciation tion

Comp #1 8/21/2015 $313.0E 27 2.20% 58.43%
Comp #2 11/20/2015 $222.1€ 24 2.20% 51.86%
Comp #3 4/8/2014 $160.7C 43 2.20% 94.49%
Comp #4 5/2/2017 $197.9C 6 2.20% 13.70%

Adjustment for Improvements

In recognizing the presence bfhe par kds i mprovement s, my anal ysis
fountain at their replacement cost and depreciated this amount lpasksage of time in place and observed
condition. The resulting depreciated value is the expected market value of the improvements were they to be
extracted from the sales price of the transacted property.

As shown on the MDG, the subject improvementseasténated to have a remaining value equivalentlipt®0
in mar ket value, while Comparable #106s remaining V:a
value is equivalent to $60,000. Comparable #3 and #4 are without remaining valueimpgh®iements.

Weighting of the ComparableSale Property

It is understood that not all of the sales propert
subject based upon elements of comparison that are not able to be measuredpprdtsal | have weighted the
individual concluded value of each comparable property to indicate my opinion of its contribution to the value of
the subject property.

Comparable #4 (40%) is the most r el e voximitytoc¢he subjecti b ut
area size similarity and not encumbered by improvements. Comparable #3 (35%) has similar characteristic excep
for the proximity factor. Comparable #2 (10%) is lacking similarity, is twice the size and is encumbered with
improvemetts. Comparable #1 (15%) is also lacking similarity, is larger in size and is also encumbered with
improvements.

301 James Robertson Parkway APPRAISAL REPORT 12
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CONCLUSION OF VALUE

It is my opinion that the comparable sales method
land parceln its current market. All of the sales are representative of the market conditions for such properties in
the Nashville/Davidson County area and that the similarities between the subject and the sale comparable

properties ar e denérkeincapahility @ ofdhe datelofehe appraigale c t 6 s

Based on the analysis shown in the MDG, a cusbDeby
the Sales Comparison Approach to value, as of November 8, 2017 at:

THREE MILLION THREE HUNDRED SEVENTY THOUSAND DOLLARS
($3,370,000.00)
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CERTIFICATION OF THE APPRAISER S

We certify that, to the best afiy knowledge and belief that:

1.

2.
3.

© N

10.

11.

12.

13.

We have, at a minimum, developed and reported this appraisal in accordance with the scope of work requireme
stated in this appraisal report.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and casiohs are limited only by the reported assumptions and limiting conditions
andis our personal, impartial and unbiased professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subjectrepohisand no personal interest
with respect to the parties involved.

The Appraises haveperformed no other services, as appraiser or in any other capacity, regarding the property that
the subject of this report within the last thqg=riod immediatel preceding acceptance of this assignment.

We have no bias with respect to the property that is the subject of this report or to the parties involved with th
assignment.

Our engagement in this assignment was not contingent upon developing or reped#tgnmined results.

Our compensation for completing this assignment is not contingent upon the development or reporting of
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 1
attainment ofa stipulated result, or the occurrence of a subsequent event directly related to the intended use of t
appraisal.

This analysis assignment was not based on a requested minimum conclusion, a specific conclusion or the approv
a determined conclusion

My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with
Uniform Standards of Professional Appraisal Practice.

This analysis report has been prepabg the Certification signatgr No other suppontig appraisal personnel have
contributed to the preparation of the information presented therein.

No change of any item in the analysis report shall be made by anyone other than the Appraiser, and the Appra
shall have no responsibility for any suchauthorized change.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in confol
with thePrinciples of Appraisal Practice afbde of Ethic®f the American Society of Appraisers.

Date: November 202017

William J. Neiman ASA
State Certified General
Real Estate AppraisérCG-736
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

10.

11.

12.

13.

14.

This appraisal angesulting estimate of value is subject to the following assumptions and limiting conditions:

No responsibility is assumed for the legal description or for matters including legal or title considerations. It should |
noted no survey or title report has been provided the appraisers. Ownership and size has been estimated bas
available public reards. Title to the property is assumed to be good and marketable and in Fee Simple Interest, unls
otherwise stated in the report.

The property is appraised free and clear of all existing liens and encumbrances, including deed restrictions and develc
agreements, unless otherwise stated in this appraisal report.

This report incorporates information assembled from a wide range of sources, all of which are believed to be relial
However, the accuracy of this report cannot be guaranteed, and noiByassassumed for errors or omissions in the
data furnished by others or for undisclosed information which might have otherwise affected the results of the analysis.
The date of value to which the opinions expressed in this report apply is set thahatter of transmittal and report. No
responsibility is assumed for economic or physical factors occurring at some later date which may affect the opinic
herein stated.

Maps, plats, and exhibits included in this appraisal report ardldsiration only, as an aid in visualizing matters
discussed within the report. They should not be considered as surveys or relied upon for any other purpose. The appi
has not made a survey of the property, and no responsibility is assumed ttioarwigh such matters.

If improvements are includedye physical condition of the improvements described herein was based on a visual, walk
through inspection. No liability is assumed for the soundness of structural members, building componentsamechan
equipment, plumbing, or electrical components as no professional tests were made of tiAdl saeabanical, plumbing

and electrical equipment are assumed to be in working order at the time of inspection. However, we have not b
provided with anystatements from mechanical or electrical contractors, plumbers or structural engineers concerning t
condition of these items. We assume no responsibility for hidden or latent conditions which may become apparen
some time in the future.

It is assumad that there is full compliance with all applicable federal, state, and local environmental regulations and lay
unless noncompliance is stated, defined, and considered in this appraisal report.

It is assumed that all applicable zoning and use regulatindsrestrictions ha& been complied with, unless non
conformity has been stated, defined, and considered in this appraisal report.

It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or administrdtjve authc
from any local, state, or national government or private entity or organization have been or can be obtained or renewe
any use on which the value estimate(s) contained in this report is based.

It is assumed that the utilization of the land androwpments is within the boundaries or property lines of the property
described and that no encroachment or trespass exists, unless noted in this report.

Any distribution of the valuation in the report between land and improvements applies only undistitteegrgram of
utilization. The separate valuations for land and building must not be used in connection with any other appraisal and
invalid if so used.

Value estimates in this appraisal report apply only to the entire property, and cannoatagl pocindividual portions or
fractional interests. Any proration or division of interest will invalidate the value estimate(s), unless such proration
division of interests is set forth in this appraisal report.

The appraiser is not required to giesttimony or attendance in court by reason of this appraisal, with reference to the
property in question, unless arrangements have been made previously therefore. The fee charged for this appraisal
not include payment for court testimony or for furtbensultation.

Unless otherwise stated in this appraisal report, the appraiser did not observe the existence of hazardous material, v
may or may not be present on the property. The appraiser has no knowledge of the existence of such materials on
the property. The presence of substances such as asbestdsrnouaddehyde foam insulation or other potentially
hazardous materials may affect the value of the property. Value estimates within this appraisal report are predicate
the assumption #t there is no such material on or in the property that would cause a loss in value. No responsibility
assumed for any expertise or engineering knowledge required to discover them. The appraiser recommends
appropriate experts be retained to itigege and determine to what extent, if any, such substances are present and wh
risks, if any, are involved.
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15. The determination concluded in this appraisal, as to whether or not the subject property is located within a Flood Haz
Zone, is based solelyncan inspection of available Flood Insurance Rate Map(s) (FIRM) which are distributed by the
National Flood Insurance Program (NFIP). The NFIP maps represent the most recent revisions available after reasor
investigations. Although these maps arelthsis for flood hazard determination, the map scale is typically not adequate
for accurate comparisons with other maps and/or surveys. Therefore, the determination presented herein regat
location of the subject property outside or within a flood fthzaone should not be construed as a guarantee or
certification. Certification of this can only be provided by a qualified engineer and/or surveyor.

16. The appraiser assumes that no hidden or unapparent conditions of the property, subsoil, or strattuieiexiould
render the property more or less valuable. The appraiser assumes no responsibility for such conditions, or for enginee
which might be required to discover such factors. The appraiser recommends that the client obtain an opinion fror
competent engineering firrlnless otherwise noted in this appraisal report, no consideration in the valuation process h
been given to subsurface rights (minerals, oil, water, etc.) that may be found on the subject property.

17. The appraiser reserves thght to alter opinions of value contained in this appraisal report on the basis of information
withheld or not discovered in the normal course of a diligent investigation.

18. Disclosure of the contents of the appraisal report is governed by the Bylaws ahati®esg) of the professional appraisal
organizations with which the appraiser is affiliated.

19. Neither all, nor any part of the content of the report, or copy thereof (including conclusions as to the property value,
identity of the appraiser, professibi@signations, reference to any professional appraisal organizations, or the firm with
which the appraiser is connected), shall be used for any purposes by anyone but the client specified in the report
borrower, if appraisal fee paid by same, thetgagee or its successors and assigns, mortgage insurers, consultant:
professional appraisal organizations, any state or federally approved financial institution, any department, agency
instrumentality of the United States or any state or the Disfricbtumbia, without the previous written consent of the
appraiser; nor shall it be conveyed by anyone to the public through advertising, public relations, news, sales or o
media, without the written consent and approval of the appraiser.

20. The Americangvith Disabilities Act (ADA) became effective January 26, 1992. The appraiser has not made a specif
compliance survey and analysis of this property to determine whether or not it is in conformity with the various detail
requirements of the ADA. It igossible that a compliance survey of the property together with a detailed analysis of th
requirements of the ADA would reveal the need for renovations to comply with that statute. Such a requirement co
have an adverse impact on the market valueeoptbperty. Because the appraiser has no direct evidence relating to this
issue, the appraiser did not consider possible noncompliance with the requirements of the ADA in this report.
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This Instrument prepared by: Da DEEDWARRSP FILE NO: 2014-215
Kay 8. Housch, Esq. BPR #010995 Recvd: 12/18/14 36:23 8 pgs

Kay 8. Housch, P.C, F005:33.00 Taxes:4995.00

Suite 310, 222 Second Avenue North 20141215-0114677

Nashville, Tennessee 37201

SPECIAL WARRANTY DEED

Address Naw Owner(s) as fodows, Send Tax Gi's To ‘ #ap Paicel Numbers
{NANME) MAME) ‘ Map and Parcei No.
301 JRP Partners, LLC Same as new owner
{ETREET ADDRESS) (STREET ADDRESS) 09302001000
424 Church Street
e (STATE} L] €Y} {STATE) @Ry
Nashvilie TN | 37218-2501%

FOR AND IN CONSIDERATION of the sum of Ten dollars and no/100 ($10.00), cash in hand paid by the
Grantes and other good and valuable censideration accepted as cash, the receipt and sufficiency of which is hereby
acknowledged, Charles R. Niewold, Larry H. Hagar, George H. Nolan, Susan Nolan Lubow, Jennifer Noian
Diamond and Marilyn Starr Bright Nolan, collectively Grantor, have this day bargained and sold, and do hereby
lransfer and convey unto the said 301 JRP Partners, LLC, a Tennessee limited tiability company, the Grantee
herein, s successors and assigns, cartain real estate in Davidson County, Tenngsses, as foliows.

Land located in the Urban Services District of the City of Nashville, Davidson County, Tennessee, being Parcel
“B" as shown on the revised subdivision plat of the Capitol Hill Redevelopment Project, UR TENN 2-1 of
record in Plat Book 2663, pages 120 & 121, Register's Office, Davidson County, Tennessee, and being more
particularly described in Exhibit "A" attached hereto.

Being the same property conveyed to John W. Nelan, Ill, Charles R. Niewold, and Larry H. Hagar, by Quitciaim
Deed from the State of Tennessee, of record in Book 9785, page 245, Register's Office, Davidson County,
Tennessee, and being the same property conveyed to George H. Nolan, Susan Nolan Lubow, Jennifer Nolan
Diamond and Marilyn Starr Bright Nolan in equal shares, as tenants in common, by Executor's Deed from
George H. Nolan, Executor of the Estate of John W. Notan lil, of record in instrument #20121105-0101815,
Register's Office, Davidson County, Tennessee.

STATE OF TENNESSEE
COUNTY OF DAVIDSON

The actual consideration or value whichever is greater, for this transfer is 51,350 600.00 ,:?

. Adpeer
Subscribed and swomn to before me this the NS day of December, 2014.
P e, N
_Affant g
g - \"\_ Ry (‘"\ . Ny
My commission expires: . Bl PR N Ngh ﬂn,wg
(Affix Seal) Netary Public ;

This is unimproved property known as 301 James Roberison Parkway, Nashville, Tn. 37201
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TO HAVE AND TO HOLD said real estate, with the appurtenance, estate, title and interest thereto belonging,
to the Grantee, its successors, heirs and assigns forever | covenant that i am iawfuily seized and possessed of said
real estate in fee simple, have a good right to convey it, and that the same is unencumbered, except for those
encumbrances set forth hereinafter,

i funther covenant and dind myself, my heirs and representatives, to warrant and forever defend the title to said
real estate to said Grantee, its successors, heirs and assigns, against the fawful claims of ai! perscns, CLAIMING BY,
THROUGH, OR UNDER GRANTOR HEREIN, BUT NC FURTHER OR OTHERWISE.

Whenever used, the singuiar number shall include the piural, the piurai the singular and the use of any gender
shall be applicable to ail genders. This instrument may be executed in one or more counterparts, sach of which shall
be deemed an original, ail of which together constituta the same instrument.

Witness my hand this ________day of December, 2014, the corporate party, if any, having causad its name
to be signed hereto by its duly authorized ofﬂcers on said day and date.

(\ Q% E W “:“_t;“fl’;:q:"

Charles R

“,
/3

Il"'
vy g5

U
Wt
\“

STATE OF TENNESSEE ‘Q',,%on el
COUNTY OF DAVIDSON Sy
Perscnally appearad before me. the undersigned, a Natary Putlic in and for said County and State, Charles R.
Niswold, with whom | am personally acquainted (or proved 1o me on the basis of satisfactory evidence), and who
acknowledged that he exacuted the within instrument for the purposes therein contained.

Witness my hand and official seal at Nashville, Tennessee, this / i

\\\‘ 1,
St s,
g oW s
= m! E
STATE OF TENNESSEE ‘1, ...... \.5
COUNTY OF DAVIDSON W s »

Personally appeared before me, the undersigned, a Notary Public in and for szid Cd Mgtate
Larry H. Hagar. with whom | am personally acquainted (or proved to me on the basis of satisfactory evidence), and
who acknowledged that he executed the within instrument for the purposes therein contained.
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